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Overview of Assessment Function

The overall function of the West Fargo Assessment Department is to maintain a
record of property ownership boundaries and estimate the value, or appraise all
property in West Fargo. This encompasses many varied tasks and responsibilities
but all serve toward that overall objective.

Property Ownership Maintenance

This is accomplished by analysis of the various instruments by which property
rights may be acquired, transferred, or disposed of. This department collects all
such instruments that have been legally recorded and reflects the status of
property ownership in the city as of the assessment date: February 15" of each
year.

Property Appraisal

This department conducts extensive analysis of the factors affecting the value of
all classes of property. Once the forces that affect property value are
quantified, new and existing properties are appraised on an individual basis. This
is done by appraising all new properties as they are constructed and periodically
reappraising existing properties by type or location.

Market forces that affect the value of real estate over broad subclasses of
property are dealt with by the Assessment Department through a process called
value trending. This involves applying value changes uniformly across various
classes of property based upon careful statistical analysis.

Property Taxes

The North Dakota property tax is an ad valorem tax. This means, simply, a tax
according to value. Property taxes are based on the value of property. The
Assessment Department's roll is to make sure that every property is equitably
assessed so the property owners pay only their fair share of that tax burden.

Property taxes are an important source of revenue for local governments. It pays
for those services that are provided close to home such as schools and roads.
Everybody who farms, owns a home or has a business pays property tax.



The fota/ amount of the property tax to be collected annually is a product of the
various taxing authorities (city, county, school, park) setting their budgets. The
budgets indicate how much revenue must come from property taxes which are then
levied against the total taxable valuation of property in West Fargo.

Once the budgets are set, the total amount to be collected is divided by the total
taxable valuation of all properties in the city. That results in the mill levy. To
determine an individual property tax liability, the total appraised or market value
determined by the assessment office is taken times assessment factors and that
result is then taken times the mill levy.

For example: The market value of a home is appraised at $100,000.

$100,000 X 50% Assessment Factor = $50,000 or assessed value
$ 50,000 X 9% Residential Factor* = $ 4,500 or taxable value
$ 4,500 X 4551 Mill Levy (2005) = $ 2,048 or Consolidated tax

*Commercial and Agricultural Factors are 10%

In order to assure that there is fairness in the property tax of West Fargo, we
must therefore; be concerned with equitable treatment in how we place our values
on properties. The major concern in the data collection effort is that all
information is collected for each property, notes are thorough and accurate for
future use and all contact with the public is professional and courteous.



2006 Taxable Valuation

The taxable valuation is the amount that is considered the tax base of the City of West Fargo. This
accounts for the removal of exempt amounts and represents the net assessed value of all property in the city
subject to property taxation.

This amount is determined by applying an assessment ratio of 50% to the appraised value of all taxable
property, then a factor of 9% is applied to residential and 10% to all other property classes.

The taxable valuation multiplied by the mill levy will determine the total revenue to be received from
property taxes.

The following projection of the 2006 taxable valuation will vary somewhat from the final amount. Changes
will occur between now and when the mill levy is determined in September. Examples of these changes may
include errors in assessments or exemptions not previously filed. The adjustment column is for those changes
that may occur. The report also contains Just an estimate of what utilities such as railroads and pipelines
known as corporations assessed by the state may be.

Agricultural $ 20,955
Residential $ 40,736,106
Commercial $ 14,637,545
- TIF $ (533,545)
- Adjustments (Estimated) $ (175,000)
+Corporations (Estimated) $ 650,000
Projected Taxable Value $ 55,336,061

Below is a ten-year valuation history for the City of West Fargo:

Taxable %
Year Valuation  Change
1997 17,917,109 7.40%
1998 19,266,816 7.53%
1999 20,930,890 8.64%
2000 23,175,335 10.72%
2001 25,369,053 9.47%
2002 28,459,135 12.18%
2003 32,194,616 13.13%
2004 37,765,257 17.30%
2005 44,776,920 18.57%

2006 55,336,061 23.58%
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Major North Dakota City Comparison

Population info provided by Gazetteer
Taxable Valuation compiled by League of Cities

Population / Taxable Value Comparison

Estimated 2005 Taxable 2004 Taxable %
City Population Valuation Valuation Increase
Fargo 92,396 | $ 244,141,153 | $ 225,535,096 8%
Bismarck 56,927 | $ 132,395,061 | $ 121,589,679 9%
6rand Forks 48,195 | $ 109,889,541 | $ 98,981,780 11%
Minot 34544 | $ 74635946 | $ 67,275,118 11%
West Fargo 18,136 | $ 44779582 | $ 37,765,257 19%
Mandan 16,820 | $ 28603587 | $ 25,983,191 10%
Dickinson 15476 | $ 25124687 | $ 23,128,882 9%
Jamestown 14978 | $ 22,776,920 | $ 21,143,257 8%
Williston 11,861 | $ 16,087950 | $ 14,893,171 8%
Wahpeton 8349 | $ 11624945 | $ 11,169,299 4%
Devils Lake 6,723 | $ 9,243,966 | $ 8,964,420 3%

Mill Levy / Property Tax Comparison

2005 Est Tax Est Tax

Total Milll 2005 City | 100,000 | 100,000
City Levy Mill Levy | Residential| Commercial
Mandan 534.68 111.20 2,406 2,673
Devils Lake 528.60 128.36 2,379 2,643
Jamestown 523.26 137.01 2,355 2,616
Williston (SD #1) 514,73 105.10 2,316 2,574
Wahpeton 501.93 117.54 2,259 2,510
Grand Forks 491,83 117.73 2,213 2,459
Fargo (SD #1) 480.76 59.25 2,163 2,404
Dickinson 468.06 117.55 2,106 2,340
Bismarck (SD #1) 457 .61 98.59 2,059 2,288
West Fargo 45510 88.76 2,048 2,276
Minot 448 69 126.52 2,019 2,243
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Mill Levies

The County Auditor calculates the total mill levy each year. This is usually done in
late fall after all taxing jurisdictions have reported. That levy appears on the tax
bill that property owners receive in December of the same year. The most recent
bill is 2005 and the mill levies in West Fargo were 455.10. This illustrates how
that levy is broken down:

2005 Mill Levy Breakdown
State 1.00|
Cass County* 65.66
West Fargo City 88.76
Park District 39.66
School District 254.02
Water District 5.00]

Garrison Diversion 1.00

Mill Levies for 1994 - 2005

Year | City Park | School | County |Garrison|State Water| Total
1994 | 7254| 2774 252.15| 67.30 1.00| 1.00] 5.00| 426.73
1995 7280, 2701 25166/ 65.96 1.00, 1.00] 4.00 423.43
1996 | 72.04] 26.70| 251.06| 6412 1.00 1.00] 4.00 419.92
1997 | 73.72| 27.34] 25083 66.49 1.00] 1.00[ 4.60| 424.98
1998 73.72| 27.79] 249.02] 72.39 1.00] 1.00] 4.50) 4259.42
1999 69.63) 28.23] 249.02| 7117 1.00, 1.00| 4.50| 42455
2000 67.71| 26.72| 249.02 69.07 1.00| 1.00] 5.00] 419.52
2001 72.99| 27.19| 249.02] 66.02 1.00| 1.00] 5.00| 42222
2002 | 80.74 26.76] 254.02] 68.36 1.00] 1.00| 5.00 436.88
2003 | 8453 2645 25402 68.76 1.00| 100 5.00| 440.76
2004 89.61 32.08 254.02 68.67 1.00/ 1.00] 5.00| 451.38
2005 | 88.76) 39.66| 254.02| 65.66 1.00] 1.00, 5.00 455.10

*County Mill rate includes all other mill rates such as Weed, Vector and Soil Districts
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2006 Exempt Properties

Exempt Property falls into two classes for property tax assessments: discretionary or fully
exemp?. Discretionary exemptions are granted for reasons such as relief for the disabled
or elderly, economic expansion, or renovation of properties. Fully exempt properties include
those such as churches, schools and hospitals. Following is a breakdown of discretionary
exemptions for the 2006 assessment:

Type True & Full Value Tax Dollars
New Single Family Homes $ 47,143,500 $ 957,583
New Twin Home Construction $ 17 550,000 $ 356,477
New Industry $ 10,347,500 $ 233533
PILOT $ 15,163,700 $ 342,230
Remodeling - Residential $ 734,800 $ 14,925
Remodeling - Commercial $ 267,100 $ 6,028
Renaissance Zone - Residential $ 146,000 $ 2,966
Renaissance Zone - Commercial $ 3,160,000 $ 71,318
Tax Increment Financing (TIF) $ 10,670,900 $ 216,748
Total $ 105,183,500 $ 2,201,809

Yearly totals over the last three years reflect the changes in the exemptions that the City

of West Fargo is granting:

Type S 2006 = 2005 # 2004
New Single Family Homes 648 $ 47,143500 765 $ 54,459,900 606 $ 41,108,600
New Twin Home Construction 234 $ 17,550,000 114 $ 8,600,700 106 $ 7,862,000
New Industry 4 $ 10347500 4 $ 1,172800 5 % 1,833,800
PILOT 12 $ 15,163,700 12 $ 9703600 13 $ 10,716,600
Remodeling - Residential 14 $ 734800 9 % b24,400 9 % 462,800
Remeodeling - Commercial 14 267100 1 $ 234,100 1 % 234,100
Renaissance Zone - Residential 2 % 146000 2 $ 139,100 2 $ 130,100
Renaissance Zone - Commercial 8 % 3,160000 6 $ 2657800 3 $ 1529,600
Tax Increment Financing (TIF) 9% $ 10670900 44 $ 11,695,000 12 % 8,001,800
Total $ 105,183,500 $ 89,187,400 $ 71,879,400



%01
Adysnput map

%L1
Uo14oNJ4SU0)
WOH UIM| MaN

A4
1071d

%1
[DlpupISAY - buljapoway

%G¥

SaWoH Ajwp4 2|6uig mapN %0

 [DI2JRWWO)) - Buljapoway

%01
(411) 75
Buioubul] JuawaJouT XD %E E
. it T0L. |o1juapisay

je1dJdawwon

- 2U0Z 2UDSSIDUDY - 2UOZ 2DUDSSIDUDY

9002 AJowiwng uoipdwaxy




2005 - 2006 SALES RATIO ADJUSTMENT WORKSHEET

The ND property tax is an ad valorem tax. This means, simply, a tax according to value. The true and
full value for tax purposes must reflect the market value of the property. Sales ratio studies are
conducted annually to determine if city property values are at market. It is the intent of the ND
legislature that local assessors use the results of sales ratio studies as a guide in making and
equalizing assessments of property.

The State Tax Department has usually granted a 5% leeway in our ratio studies. This means that our
final ratio analysis should be between 95% and 105% with 100% being the ideal ratio. Our 2005 ratio
study place commercial property at 89.5% and residential property at 92%. The city uses mass
reappraisal of areas and trending of other areas to increase the percentages to within acceptable
levels. For 2005 the reappraisal and trending of property increased commercial by 6.5% and
residential by 5%.

COMMERCIAL RESIDENTIAL
2004 2005 2004 2005

True & Full Value 242,937,200 292,750,900 726,325,800 905,246,800
Supplementary Abstract

Increases 51,439,800 139,925,600

Decreases 17,977,300 3,548,100
Adjusted T&F Values 224,959,900 241,311,100 722,777,700 765,321,200
(Line 1-Line 2 or 3)
Year T&F Sales Ratio 89.50% 92.00%
Indicated Market Value 251,351,844 785,627,935
(Line 4 / Line 5)
Year T&F Market Value Ratio 96% 97%
2005 Line 4 / Line 6)
Market Value - 2001 T&F 10,040,744 20,306,735
(Line 6 - 2005 Line 4)
Indicated Change Need to 4% 3%

Reach 100% Value
(Line 8 / 2005 Line 4)

Prepared by Wanda Wilcox, Assessor
3/24/2006



Where your tax dollar goes in the City of West Fargo

City Levy Mill Rate Tax Dollars Percentage
General 63.88 $ 431.19 14.036%
Fire 8.48 $ 57.24 1.863%
Airport 2 $ 13.50 0.439%
Share of Specials 1.47 3 9.92 0.323%
Building 1.22 $ 8.24 0.268%
Library 9 $ 60.75 1.978%
S&l HWY #1 $ - 0.000%
S&l HWY #2 271 $ 18.29 0.595%

Total City 88.76 $ 599.13 19.5%

Park District Levy Mill Rate Tax Dollars Percentage
General 16.67 b 112.52 3.663%
Share of Specials 16.91 $ 114.14 3.716%
Social Security 1.08 $ 1.29 0.237%
Rec Facilities 5.00 $ 33.75 1.099%
Total Park District 39.66 $ 267.71 8.7%
Other Levies Mill Rate Tax Dollars Percentage
County 62.00 $ 418.50 13.623%
Weed 2.35 $ 15.86 0.516%
Vector 1.00 $ 6.75 0.220%
Soil 0.31 $ 2.09 0.068%
Garrison Diversion 1.00 $ 6.75 0.220%
State Med School 1.00 $ 6.75 0.220%
School District #6 254.02 S 1,714864 55.816%
Water Resource 5.00 $ 33.75 1.099%

Total Others 326.68 $ 2,205.09 71.8%
Total Mill Levy 455.10 $ 3,071.93 100%

Formula for determining residential taxes
True & Full Value Tax Rate Mill Levy Tax Dollars
150,000 X 0.045 X 0.45138 $ 3,046.82

Formula for determining commercial taxes
150,000 X 0.05 X 0.45138

$ 3,385.35

This information is prepared using the 2005 Mill Rate
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Interest Rates -v- New Homes

Number of | Average
Year of | New Homes | Mortgage
Construction| Built in WF Rate
1975 71 9.00%
1976 129 8.90%
1977 87 8.80%
1978 114 9.40%
1979 53 10.70%
1980 38 12.60%
1981 2 14.60%
1982 35 14.80%
1983 39 12.40%
1984 25 12.00%
1985 32 11.30%
1986 50 9.90%
1987 35 8.90%
1988 44 9.00%
1989 42 9.80%
1990 56 9.70%
1991 51 9.00%
1992 69 7.80%
1993 135 7.00%
1994 95 7.30%
1995 115 7.62%
1996 101 7.72%
1997 112 7.67%
1998 206 7.06%
1999 169 7.14%
2000 152 8.17%
2001 240 7.10%
2002 326 6.63%
2003 501 6.48%
2004 629 5.67%
2005 468 5.86%

Note: Mortgage Rate Source - National
Average Contract Mortgage Rate For the
Purchase of Previously Occupied Homes
By Combined Lenders

Homes includes single family, twin homes and
townhomes



Questions regarding West Fargo Values

Question: How is my true and full value calculated in to actual tax dollars?
Answer: Your true and full value is taken times 4% % if residential or 5% if
commercial to obtain a taxable value. The taxable value is taken times the
current mill rate to obtain your general consolidated tax.

For example: $100,000 X .045 X .45510 (mills) = $2048 (taxes)

Question: How much are values in West Fargo increasing this year?

Answer:  Overall existing residential property received on the average a 6%
increase in property valuation this year. Commercial property saw an overall
increase of 10.5% based on the results of year three of our four year mass
reappraisal.

Question: How much of an exemption is given to the new homes in West Fargo?
Answer: The maximum exemption given on a new single family home is $75,000
for two years. This exemption is extended to the builder and the first buyer.
Twin homes and fown homes are only eligible to the first owner after the
builder as the builder is not eligible for the exemption. This is according to
stafe statute. This currently saves the property owner $1,550 per year in
Taxes.

Question: What is the amount of business exemptions that are currently being
granted?

Answer: We currently have 16 properties in West Fargo taking advantage
of either a PILOT or New Industry exemption. The true and full valuation of
those exempt properties is $25,511,200.

Question:  What is the ratio between commercial and residential properties
regarding overall value?
Answer: Even as West Fargo strives to grow out of our bedroom

community status, we are simply not doing it. People have found West Fargo a
good place fo live, but bringing in the jobs has been difficult. Residential
properties total 76% of our tax base, and commercial properties are 24%.

Question: How do our city taxes compare to other North Dakota cities? _
Answer: West Fargo is ranked fifth overall in taxable valuation. Our taxable
valuation has increased substantially. In 1997 it was $17,917,109 to a projected
$55,312,090. That is a growth rate of 209%. Our number of properties has
increased during that same time span from 3,206 to 8,676. There is not
another city in North Dakota that can boast of such growth.
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Duties of Board of Equalization

As appeared in City Scan

This overview of the Board of Equalization duties appeared in an issue of
City Scan and does simplify the statute for easier understanding.

Board of Equalization

What are the duties of the city board of equalization?

The city board of equalization is responsible for equalizing the assessment
role within the city. It may change the valuation and assessment of any real
property upon the roll by increasing or diminishing the assessed valuation as
is reasonable and just in order to make taxation uniform. The valuation of
any property returned by the assessor may not be increased by more than
twenty-five percent without first giving the owner notice of the intention of
the board to increase it. The notice must state the time when the board will
be in session to act upon the matter and must be given by personal notice
served upon the owner or the owner's agent or by leaving a copy at the
owner's last known place of residence. (NDCC 57-11-03)

During the session of the city board of equalization, any person feeling
aggrieved by anything in the assessment roll may apply to the board for the
correction of the alleged errors, and the board may correct the errors as it
may deem just. (NDCC 57-11-04)

The board of equalization shall add to the assessment roll any real property
subject to taxation that has been omitted by the assessor and shall enter
the property at a valuation that will bear a just proportion of the taxation.
(NDCC 57-11-05)

Who is on the city board of equalization?

The city board of equalization consists of the members of the city governing
body. The executive officer of the city governing body shall act as chairman,
but in the executive officer's absence the governing body may elect one of
its members to preside. A majority of the board constitutes a quorum to
transact business. (NDCC 57-11-01)



When does the city board of equalization meet?

The city board of equalization shall meet at the usual place of the city
governing body on the second Tuesday in April in each year. The board may
adjourn from day to day until its work is completed. In case a quorum is not
present at any time, the city auditor may adjourn from that day and publicly
announce the time to which the meeting is adjourned. If the same person
performs the duties of assessor for two or more cities or townships, the
city auditor may, after consultation with the assessor involved, designate
the hour and day in the month of April at which the board of equalization
meeting will be held, provided that notice of the hour and day must be
published in the official newspaper of the political subdivisions involved and
posted at the usual place of the meeting by the city auditor at least ten
days before the meeting. (NDCC 57-11-01)

What are the duties of the city auditor with regard to the board of
equalization?

The city auditor, as clerk, shall keep an accurate record of all changes made
in valuation and of all other proceedings. Within ten days after the
completion of the equalization of the assessment, the city auditor shall
deliver the assessments as equalized to the county auditor of the county in
which the city is situated, with the city auditor's certificate that the
assessments are correct as equalized by the city board of equalization.
(NDCC 57-11-02)



City Board of Equalization Statute

Section

57-11-01.
57-11-02.
57-11-03.
57-11-04.
57-11-05.
57-11-06.
57-11-07.

Chapter 57-11
City Board of Equalization

Membership of Board - Quorum - Meeting

Duties of Auditor

Duties of Board - Limitation on Increase - Notice
Application for correction of assessment

Adding property to assessment list

No reduction after session of Board - Exception
Effect of failure of Board to meet

57-11-01. Membership of Board - Quorum - Meeting.

1.

The Board of Equalization of a city consists of the members of the
governing body, and shall meet at the usual place of meeting of the
governing body of the city on the second Tuesday in April each year. The
executive officer of the governing body shall act a chairman, but in his
absence the governing body may elect one of its members to preside. A
majority of the board constitutes a quorum to transact business, and it may
adjourn from day to day until its work is completed. In case aquorum is not
present at any time, the clerk may adjourn from day to day and publicly
announce the time to which the meeting is adjourned.

. Notwithstanding the provisions of subsection 1, if the same person

performs the duties of assessor for two or more cities or townships, the
county director of tax equalization may designate the hour and day in the
month of April at which the meeting provided for in subsection 1 must be
held for each such city board of equalization; provided, that notice of the
hour and day must be published in the official newspaper of the county and
posted at the usual place of meeting at least ten days before such meeting.

57-11-02. Duties of Auditor. The city auditor, as clerk, shall keep an accurate
record of all changes made in valuation, and of all other proceedings, and, within ten
days after the completion of the equalization of the assessment, shall deliver the



assessments as equalized to the county auditor of the county in which the city is
situated, with his certificate that the assessments are correct as equalized by the
city board of equalization. The assessment as equalized must be accepted by the
board of county commissioners in lieu of all other assessment rolls for the property in
said city.

57-11-03. Duties of Board - Limitation on Increase - Notice. At its meeting, the
board of equalization shall proceed to equalize and correct the assessment roll. It
may change the valuation and assessment of any real property upon the roll by
increasing or diminishing the assessed valuation thereof as is reasonable and just to
render taxation uniform, except that the valuation of any property returned by the
assessor may not be increased more than twenty-five percent without first giving
athe owner or his agent notice of the intention of the board to increase it. The notice
must state the time when the board will be in session to act upon the matter and must
be given by personal notice served upon the owner or his agent or by leaving a copy at
his last known place of residence.

57-11-04. Application for correction of assessment. During the session of the
board, any person, or the attorney or agent of any person feeling aggrieved by
anything in the assessment roll, may apply to the board for the correction of allege
errors in the listing or valuation of real property, and the board may correct the
errors as it may deem just.

57-11-05. Adding property to assessment list. The board of equalization shall
place upon and add to assessment roll any real property subject to taxation which has
been omitted by the owner or the assessor and shall enter the property at a valuation
which will bear an equal and just proportion of the taxation.

57-11-06. No reduction after session of Board - Exception. After the
adjournment of the board each year, neither the governing body of the city nor the
city board of equalization may change or alter any assessment. Neither may the
governing body or the board of equalization reduce or abate, or authorize the
reduction, abatement, or return, of any taxes levied upon such assessments for any
cause except that the property assessed was not subject to taxation at the time the
assessment was made.

57-11-07. Effect of failure of Board to meet. The failure of the board of
equalization to hold its meeting does not vitiate nor invalidate any assessment or tax
except as to the excess of valuation or tax thereon shown to have been made or
levied unjustly.
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